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Hearing Impeired/TOD (415) 8961825

Staff Report:

Hearing Date:

(D REGULAR CALENODAR
RECOMMENDATLION AND FINDINGS A g

APPLICATION NO.: 5«89-1197

APRIICANT: J.A. Edwards Trustee for J.A. Edwards Trust, 1989
AGENT: Marvin Burns, De Castro,
West, Chodorow, and Burnsg

PROJECT LOCATION: 27944 Pacific Coast Highway, Malibu,
Los Angeleés County. APN 4460-32-12

PROJECT DESCRIPTION: subdivision of 4.82 acre parcel into two parcels, of
2.4B and 2.34 acres
Lot area: 4.82 acres
Zoning: : R=1-20,000
Flan designation: 2 du acres (bluff top):
1 du/2 acre beach
Project density: 2 acres per dy gross
SLTE: 27944 Pacific Coast Highway, Malibu, Los Angeles County

APN 4450~32-12

LOCAL ARPPROVALS RECEIVED: Parcel Map No. 14BBZ and CUP No. 2210, Map dated
Decemher 9, 1982, extended to February, 1989, and
suspended indefinitely by the County.
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SUMMARY OF STAFF RECOMMENDATION:

'he staff recommends that the Commission approve with conditiens the
application for subdivision of a beachfront Yot downcoast of Paradise Cove in
the Malibu area of Los Angeles County.
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RUBSTANTIVE FILE DOCUMENTS:

]: A1l staff reports, findings, and materials part of applications No.
3-88-170 (Black Tor) and No. 5-89-161 (Black Tor).

STAEF NOTE:

The retamm?ndat1un before the Commission is to 3pprove the application with
the condition to include provisions to mitigate impacts to public access from

TOTAL P.81




a subdivision of shorefront land. er related permit, 5-89-287, for
construction of a beachfront recreation room, a carport and holding tank will
be before the Commission at a future hearing.) The applicant also revised the
application to include 3 minar change in the propesed configuration of the
subdivision. The proposed staff recommendation therefore also recommends a
condition to require submittal of a tentative map approved by the County.

Staff is recommending alternatives te mitigate access impacts resulting from
the subdivision which will result in either a dedication of land on site for
public access or the development of access facilities at another existing
nearby vertical eosament. The State Coastal Comservancy previcusly presented
an estimate of $337,928 for the cost to develop an existing easement the
Conservancy presently holds at the Chiate-Wildman site, about 420 feet
downcoast from the subject site. By letter of 6/13/90, the applicant
submitted their own estimate of costs to improve the Chiate~Wildman easement
totally $236,054, and proposed to pay $236,084 for the costs of improvements
as mitigation for the effects of both projects proposed by the applicant on
the subject site. (However, the recreation room pormit is not yat before the
Commissfon for review.) Estimates for the provision of public actess
improvements at the Chiate-wildman site differ. It appears that some of the
significant differences in the two estimates by the Conservancy's consultant
and the applicant's consultant are the follawing: 1) the location and extent
of retaining walls necessary; 2) the manner and extent of the proposed
bridging of a ravine area (the Conservancy estimate is based on stairways and
2 200' stretch of "bridgelike" structure; the applicant proposes a smallar 2§
foot bridge with stairs and retaining wallis); and, 3) the amount of design
contingency fees.

Because these differences appear significant, the staff recommendation
provides the option for the applicant to construct the improvements themselves
or reconcile the cost of construction with the State Coastal Conservancy to
assure provision of {he access facilities,

This staff recommendation also . 95 language that would allow use of the
funds at an i at y i res equivalent access L0 YME

same general beach area.-MNarmally the Commission h3s not favored in ligu fee
payments Dnless a relaevant project capable of achievement had already been

designated and work instituted. In this case, statf recommends that the b
condition be adopted because it will result in either provision oF an access o
vazement or assurances to construct improvements at an ¢ ment. At
- o
When this site was before the Commission under 5-77-170 1n September, 1988, S

the Commission expressed its concern sbout the lack of public access in the
Faradise Cove area. The application now before the Comnission would be
conditioned to include an option allewing an alternative mitigation to the

direct provision of access in response to the adverse impacts of this s
shoreline subdivision. §

AFF ION:

;:u :tafF recommends that the Commission adopt the following resolution and
ndings:
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Wwildman easement was highly problematic, unlikely to ever
occur, and more appropriate alternatives were available for
romoting public access to Escondido Beach. Mr. Douglas
indicated you concurred with his assessment. Mr. Douglas then
indicated the Commission would follow the Conservancy's lead
in selecting a more appropriate access site for developwent
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a Gompleted project, which mean

obtained, the nacessary title or eagenents acquired, t
{mprovements puilt, and & maintenance orqanization has taken
responsibility for the project. We understand your desire to
complete this project as coon ag possible and are willing to
further disouss the timing and atyucture of these arrangeme.nt;s.
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